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PLANNING COMMISSION MEETING 
SPECIAL TO VOTE 


AUGUST 18, 2008  DRAFT 
 


 
EMERGENCY 
Elva C “Kitty” Shifflett 
16802 Prospect Ave 
Elkton, Va 22827 
 
 
Attendees: 
Dan Talbot  Harry Armbruster Madelyn Dixon  Theodore Pence 
 
Excused:  Cathy Morrison 
 
 
The members agreed to a special meeting to review and vote on a sub division of property for 
Elva Catherine Shifflett who has a hardship due to the fact her special loan agreement expires 
August 31, 2008. 
 
 
Mrs. Shifflett revised survey met set-backs but the issue that was the determining factor was the 
drain field which serves the trailer located on the first lot. 
 
Harry Armbruster made a motion to sub divide the lot and existing trailer and for any structure on 
adjacent lot pending hook up to town water and sewer on both lots.  The hook up required due to 
existing septic field being on the other lot.  The motion was seconded by Theodore Pence. 
 
Voice vote = 4-0 
Motion Carried 
 
Recommendation will be presented to Town Council for consideration. 
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PLANNING COMMISSION MEETING 
September 2, 2008 


 
Attendees: 
Dan Talbot  Harry Armbruster Madelyn Dixon  Charlotte 
Shifflett/Administrative    Attorney Sigler  
 
Excused:  Cathy Morrison Theodore Pence 
 


Dan began the meeting at approximately 7:10 pm.  The minutes were reviewed from  April 
28th and August 5th meetings. 


 
Harry Armbruster made a motion to accept both sets of minutes as presented.  The motion 
was seconded by Madelyn Dixon. 


 Voice vote = 3-0 
 Motion Carried 
 
Old Business: 
2008-045 
Elva Catherine Shiff lett 
At the August meeting Mrs. Shifflett submitted a request to sub divide property on  
E  Prospect Avenue that lies within R 5 zoning district. 
Sept 2, 2008   
Mrs. Shifflett presented a revised plat that placed an easement on the new lot for her septic drain 
field. 
 a. Members to approve the August 25, 2008 plat as presented by the surveyor. 
 b. An easement is reflected on the August 25, 2008 plat. 
 c. Legally we are in compliance. 
  1. Are we enforcing the annual check for wells in the Pentecostal Hill area  
   in the near future? 
  2. If needed, we may need to revisit the septic tank usage in town. 
Tax Map 131B4-5-4 
The original motion read as fol lows: 
Harry Armbruster made a motion to sub divide the lot and existing trailer and for any structure on 
adjacent lot pending hook up to town water and sewer on both lots.  The hook up required due to 
existing septic field being on the other lot.  The motion was seconded by Theodore Pence. 
Voice vote = 4-0 
Motion Carried 
Recommendation will be presented to Town Council for consideration 
 
New motion: 
Harry Armbruster made a motion to sub divide the lot and existing trailer lot, with septic 
easement and well as shown, on the August 25, 2008 plat.  Madelyn Dixon seconded the motion. 
Voice vote = 3- 0 
Motion Carried 
Recommendation will be presented to Town Council for consideration 
 
 
 


 
 
New Business: 
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2008-050 
Otho & Charlotte Conley 
125 Pine Street 
Mr. & Mrs. Conley submitted a request for adjustment/vacate a lot line.  The property lies in an R 
2 zoning district.    
Tax map # 131-(A)- 41 A adjoining E Summit Avenue 
 
After reviewing the surveyor’s plat it was discovered that the buildings were not displayed on the 
property.  In order to prevent future discrepancies the Planning Commission made the following 
motion: 
Harry Armbruster made a motion to approve the Otho & Charlotte Conley plat, seconded by 
Madelyn Dixon.   
 a. Vacate line in plat dated June 10, 2008 
 b. In addition, accept GIS data dated August 28, 2008 
 c. With attachment, Mr. Conley signed GIS with dimensions and dated Sept. 2,  
  2008. 
 d. The surveyor will present a new plat which will display buildings on Conley lot.  
 
Voice vote = 3- 0 
Motion Carried 
Recommendation will be presented to Town Council for consideration 
 
Cell Phone Tower on 220 Shenandoah Avenue 
 
The acting Zoning Administrator has asked for help with a request from Mr. Roger Hewitt to add 
an antenna to the existing tower located on Shenandoah Avenue. 
 □ Federal and State Code over rides the Town Code. 
Pathforward: 
Charlotte will add an item to address antennas on next month’s agenda. 
 
Resolution from Town Council: 
 
The Elkton Town Council has requested the Planning Commission to include this Resolution on 
September’s agenda and expedite any recommendations relative to this issue promptly. 
Finalization deadline is February 8, 2009 so any input will need to take place well before that 
date! 
 
From the Regular Council Meeting August 18, 2008, Council member O’Neill moved on the 
following resolution: 
 


The Elkton Town Council hereby directs the Elkton Planning Commission to prepare 
certain amendments to the Elkton Zoning Code as follows: 


1. Amend Section 110-607. High Density Residential District R-6, as is necessary 
to allow for an increase in density to 20 units per acre by special exception permit. 


2. Amend Section 110-302. Terms defined, as is necessary to include a new 
definition under Dwelling, Multi-Family, for senior or fifty-five and older apartment building. 


3. Amend Section 110-703C. Off-street Parking, as is necessary to include the new 
category for the senior or fifty-five and older multi-family dwelling requiring 1.5 spaces per 
dwelling unit, with 1 space per dwelling unit to be maintained in a dust-proof condition with the 
additional 0.5 spaces per unit that could be maintained in an alternative surface.  
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4. To explore defining a new high density planning and development zoning 
classification that will meet the contractual obligations for Phase II and Phase III of the Mark-
Dana Agreement.    
 Furthermore, the Elkton Town Council requests that the Planning Commission act 
expeditiously in setting the public hearing and submitting its recommendation to Council. 
 The motion was seconded by Vice Mayor Dearing. 


YEAS: M. Dearing, M. O’Neill, D. Kite, and T. Pence 
  
 NAYS: None 
 
 VOTE: ( 4 – 0 roll call ) Motion carried 
 
□ Process Phase I to execute and remain in compliance 
 • It is the responsibility of the Planning Commission to make recommendations per 
  Code.  Several issues involved will be: 
  a. Change existing code? 
  b. Establish a new Code to reflect current issues? 
  c. Re-zone property? 
□ Members began the process by reviewing several documents: 
 • Suggested language surrounding the defininition of Apartments from May, 2007  
  minutes. 
 • Attorney Sigler passed out copies of the City of Harrisonburg R-5 High Density  
  Residential District. 
 
Dan Talbot, Chair and the panel decided to concentrate on the Code first and take up the 
possibility of re-zoning at the next meeting. Senior housing is appealing to most involved and 
they feel it will not present problems.  The Commission is being given an opportunity to add 
some good points.  However, if we do nothing Council will still move ahead without our input—
which means by default they may approve without any recommendations. 
 
§ 110-713 Special Regulations for Apartment for Seniors (New) 
   a. Apartment complexes are to contain curb, gutter, and sidewalks  
    that service all living quarters and amenities within the complex.  


b. All common areas shall be maintained by the apartment owners.  
 If not maintained, maintenance can be done by the Town and 
 billed to the owners at the current town rate. 
c. Adequate lighting shall be provided to the entire apartment 
 complex at the apartment owner’s expense. 
d. The front façade of each principle building shall face a dedicated 
 public street or the limits of a private parking unit (as defined) 
 and no building shall have the rear façade facing a dedicated 
 public street. 
e. Paved space needs access to be attached to building and street. 
f. Determine construction material to be outside walls.  
 


§ 110-703 Off Street Parking 
 a. Add a new category defining Parking in Senior Complexes 
 b. Shall allow 1 ½ space per unit 
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Brainstorming for R 6 Considerations. 
 
 □ Use of a Special Exception Permit would allow some control. 
  1) Multiple family development special use permits may be 


  approved if they meet regular codes plus conditions as  
  determined by town are met.   


 □ Re-Zone all the property to R 6? 
  1) If changes are implemented, all residents in R 6 Districts 


  would have to be notified individually of changes. 
 □ Lower density requirements?  Phase I was well detailed. Phase II 


 and Phase III were left open ended in the General Presentation 
 by Mark Dana Agreement.  Restrictions may help control density 
 in the last two phases 


  1) Lower to  0-12  units per acre 
  2) Between 13-17  Apply for a Special Exception Permit 
  3) From   18-20 Reserve for Senior Complexes 
 □ Check State Codes  
    
The meeting adjourned at 10:00 pm.  The next meeting is scheduled for September 30, 2008 at 
7:00 pm.  This date was established so the Planning Commission will have updates ready in time 
for Public Hearing advertisements to run addressing the issues noted in these minutes. 
 
Submitted By: 
Charlotte Shifflett 
 
 
             
Dan Talbot/Chairman     Madelyn Dixon/Secretary 
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PLANNING COMMISSION MEETING 
September 30, 2008 


 
Attendees: 
Dan Talbot Harry Armbruster Madelyn Dixon  Cathy Morrison  
Cole McGregor  CharlotteShifflett/Administrative Attorney Sigler  
 
Excused: Theodore Pence 
 


Dan began the meeting at approximately 7:10 pm.  The first order of business was to 
welcome a new member, Cole McGregor. 
 
The minutes were reviewed from September 2, 2008 meetings.  Harry Armbruster made a 
motion to accept the minutes as presented, seconded by Cathy Morrison. 


 Voice vote = 5-0 
 Motion Carried 
 
New Business: 
2008-064 
Joanne Shiff lett 
Mrs. Shifflett will be opening a new business at 16571 E Washington Avenue and made a request 
for a drive thru window for restaurant service. 
She was advised that all she needs is the landowner’s approval.  There are no codes relative to 
this issue but she may sign a permit for files.  
 
Zoning Permit Applications 
Dan Talbot, Chairman appointed a committee to revise the current application so more pertinent 
information may be included.  Hopefully, the improved process will prevent some non-compliance 
issues in the future.  Members appointed to serve are as follows: 
Cole McGregor  Harry Armbruster  Charlotte Shifflett Lauri Sigler 
 
Pathforward: 
Committee members will report back to the Planning Commission during the regular December 
meeting.  Any revisions will be reviewed, approved and recommended to Council. 
 


Old Business: 
 
Discussion of Proposed Amendments  
 
Town Attorney, Lauri N Sigler presented handouts containing proposed amendments to Town 
codes, dated September 30, 2008. 
 
This project originated within the Planning Commission meeting held on September 2, 2008 in 
response to a request made by Council for input relative to the Koogler Contract. 
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Proposed 
Amendment to the Elkton Town Code 


September 29, 2008 
Amending  Section 110-607 


 
  
 
 


Chapter 110 
LAND DEVELOPMENT 


Article VI 
Use Districts 


 
 
Section 110-607.  High-Density Residential District R-6. 
 


C. [Amended 3-25-1991] Special exceptions. When after review of an application and 
hearing thereon, in accordance with Article VIII herein, the following uses may be 
permitted by special exception permit: 


(12) (Reserved) Multiple-family dwellings of more than twelve (12) units per acre 
under conditions set forth in subsection H and such other conditions deemed 
necessary by council. 


E. Lot regulations. 


(1) (a)  [3] Maximum density is 17 twelve (12) units per acre.   
Section 110-802  Zoning and building Permit Procedures 
 
H.  Other regulations. 
 


(1) When after review of an application and hearing thereon in accordance with Article VIII 
herein, multiple-family development special use permits may be approved for dwellings of more 
than twelve (12) units per acre up to seventeen (17) units per acre if the following conditions as 
determined by council are met: 


 
(a)   Consideration of existing or approved multiple-family development, or land planned 
for multiple-family development according to the Comprehensive Plan and its location to 
the proposed multiple-family development. 
 
(b)   The applicant has demonstrated that adequate vehicular, pedestrian and bicycle 
facilities: 
• Currently serve the site; or 
• Are planned to serve the site according to a town or state plan with reasonable 
expectation of construction within the timeframe of the need created by the development; 
or 
• Will be provided by the applicant at the time of development; or 
• Are not needed because of the circumstances of the proposal. 
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(c)   The applicant has demonstrated that the proposed multiple-family development's 
design is compatible with adjacent existing and planned single family, duplex and 
townhouse development. Compatibility may be achieved through architectural design 
(i.e. multi-dimensional façade or other attributes that make the development appear more 
residential in character) , site planning, landscaping and/or other measures that ensure 
that views from adjacent single family, duplex and townhouse development and public 
streets are not dominated by large buildings, mechanical/electrical and utility equipment, 
service/refuse functions and parking lots or garages. 
 
(d)   The applicant has shown that the site is environmentally suitable for multiple-family 
development. There shall be adequate area within the site, or the development shall be 
designed, to accommodate buildings, roads and parking areas with minimal impact on 
steep slopes and floodplains. 


 
(2) When after review of an application and hearing thereon in accordance with Article VIII 
herein, multiple-family development special use permits may be approved for dwellings of more 
than eighteen (18) units per acre up to twenty (20) units per acre if the following conditions as 
determined by council are met: 


 
(a) The applicant has met all the conditions in subsection H(1) above; 
 


and; 
 


(b) The applicant has demonstrated that the proposed multiple-family development will 
be a “multiple-family senior dwelling” as defined in this Chapter such that the 
dwelling will contain three or more independent living units where the proposed 
multiple-family development’s living units are occupied by at least one person fifty-
five (55) years of age or older per unit; and, whereby the owner by adherence to 
policies and procedures demonstrates the intent to provide independent housing for 
persons fifty-five (55) years of age or older. 
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Proposed 
Amendment to the Elkton Town Code 


September 29, 2008 
Adding new definable terms to Section 110-302 


 
  
 
 


Chapter 110 
LAND DEVELOPMENT 


Article III 
Terms Defined 


 
DWELLING, MULTIPLE-FAMILY SENIOR – A building containing three or more independent living 
units where the proposed multiple-family development’s living units are occupied by at least one person 
fifty-five (55) years of age or older per unit; and, whereby the owner by adherence to policies and 
procedures demonstrates the intent to provide independent housing for persons fifty-five (55) years of age 
or older. 
 
 
PARKING UNIT, PRIVATE -  A self-contained and privately maintained area accessed by a public street 
but allowing no through traffic routes and providing such off-street parking as may be required under this 
chapter for the building served. Said parking unit may be entered by a private drive from the public street; 
provided, that such drive offers adequate ingress and egress for emergency vehicles and otherwise complies 
with acceptable town standards.   







Pg 1 


Proposed 
Amendment to the Elkton Town Code 


September 29, 2008 
Adding a new use category to Section 110-703 


 
Chapter 110 


LAND DEVELOPMENT 
Article VII 


Use Regulations 
 


C. Parking space requirements for all districts except B-l Business. In all districts, there 
shall be provided adequate off-street motor vehicle parking spaces with vehicular access 
to a street or alley, and shall be equal in area to at least the minimum requirement for the 
specific land use set forth, including but not limited to the following: [Amended 12-18-
2000] 


Land Use      Parking Requirements    
      (spaces) 


Dwellings; 


One and two families     2 for each dwelling unit 


Multifamily, senior     1.5 spaces for each dwelling unit, where at  
      least 1 space per dwelling unit shall be  
      maintained in a dustproof condition and  
      where the additional 0.5 spaces per dwelling 
      unit may be maintained in an alternative  
      surface as approved by the council. 


Multifamily, townhouses    2 per dwelling unit 
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Proposed 
Amendment to the Elkton Town Code 


September 29, 2008 
Adding new Section 110-713 


 
Chapter 110 


LAND DEVELOPMENT 
Article VII 


Use Regulations 
 
Section 110-713.  Special regulations for multiple family dwellings.   
 


A. The front façade of each principle multi-family dwelling shall face a dedicated public street or 
the limits of a private parking unit (as defined) and no building shall have a rear façade facing 
a dedicated public street and shall also contain curbs, gutters, and sidewalks.  The streets 
including curbs, gutters, and sidewalks shall be developed according to standards found in 
Subdivision Street Requirements by the Virginia Department of Transportation by authority 
of Title 33.1 of the Code of Virginia, 1950, as amended. 


 
B. Adequate lighting as determined by the zoning administrator and chief of police will be 


provided for each building and all open areas shall be maintained by the owner. 
 
 
After completion of the review and discussion Dan Talbot, Chairman commented that he would 
like to schedule our next meeting for October 30, 2008 at 7:00 pm. 
 
Cathy Morrison made a motion to hold a Public Hearing for proposed amendments to the Town 
Code dated September 30, 2008 plus 110-607, 110-802, 110-302, 110-703, and 110-713 for this 
definition and changes as discussed.  The motion was seconded by Cole McGregor. 
Voice Vote  = 5-0 
Motion Carried 
 
With no further business, the meeting was adjourned.  The next meeting is tentatively set for 
October 30, 2008 @ 7:00pm in the new Council Chambers located at 20593 Blue & Gold Dr.  
The regular meeting for November may be held following the Public Hearing, if time permits. 
 
Submitted By: 
Charlotte Shifflett 
 
 
             
Dan Talbot/Chairman     Madelyn Dixon/Secretary 
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PLANNING COMMISSION MEETING 
October 30, 2008 


 
Attendees: 
Dan Talbot   Harry Armbruster  Cathy Morrison  
Cole McGregor  CharlotteShifflett/Administrative Attorney Sigler  
 
Excused: Theodore Pence Madelyn Dixon 
 


A joint Public Hearing between Planning Commission and Town Council. 
 � (Minutes pending acceptance by Council) 
 
Planning Commission Meeting for November 2008. 
The minutes were reviewed from September 30, 2008 meetings.  Cathy Morrison made a 
motion to accept the minutes as presented, seconded by Cole McGregor. 


 Voice vote = 4-0 
 Motion Carried 
 
Old Business: 
 
 
Discussion of Proposed Amendments  
 
Dan Talbot called the meeting to order and noted that members should look beyond the 
Koogler contract and place ordinances in effect that would be used in the future. 
 
This project originated within the Planning Commission meeting held on September 2, 
2008 in response to a request made by Council for input relative to the Koogler Contract 
 
Town Attorney, Lauri N Sigler presented handouts containing proposed amendments to 
Town codes, dated September 30, 2008.  She noted that it was not suggested the 
proposed amendments be scaled back. Some concerns expressed were: 
 
 □ If the property is not re-zoned may Mr. Koogler still build? 
 □ How many people may live in each unit? 
  • State and federal laws are in place to determine this issue. 
 □ The Koogler property is a sub division of the Kite property but Mr. Koogler 
  has not requested (at this time) a sub division of his tentative acreage. 
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Amendments to the Elkton Town Code 
As approved by the Elkton Planning Commission on 


October 30, 2008 
Amending  Section 110-607 


 
  
 
 


Chapter 110 
LAND DEVELOPMENT 


Article VI 
Use Districts 


 
 
Section 110-607.  High-Density Residential District R-6. 
 
B.  Permitted uses.  Within the High-Density Residential District R-6 the following uses are permitted: 
 
 (1)  Multiple-family dwellings, apartments, townhouses, (as regulated in § 110-709 of this 
chapter). Multiple-family dwellings, apartments and single-family dwellings, provided that no more than 
twelve dwelling units shall be permitted in each multiple-family dwelling or single-family attached 
dwelling, and provided that, with respect to townhouses, the use is in compliance with the provisions of § 
110-709 of this chapter. 


C. [Amended 3-25-1991] Special exceptions. When after review of an application and 
hearing thereon, in accordance with Article VIII herein, the following uses may be 
permitted by special exception permit: 


(12) (Reserved) Multiple-family dwellings of more than twelve (12) units per acre 
or more than 12 units per building under conditions set forth in subsection H and 
such other conditions deemed necessary by council. 


E. Lot regulations. 


(1) (a)  [3] Maximum density is 17 twelve (12) units per acre. 
H.  Other regulations. 
 


(1) When after review of an application and hearing thereon in accordance with Section 110-
802(c) herein, multiple-family development special use permits may be approved for dwellings of 
more than twelve (12) units per acre up to seventeen (17) units per acre or more than 12 units per 
building if the following conditions as determined by council are met: 


 
(a)   Consideration of existing or approved multiple-family development, or land planned 
for multiple-family development according to the Comprehensive Plan and its location to 
the proposed multiple-family development. 
 
(b)   The applicant has demonstrated that adequate vehicular, pedestrian and bicycle 
facilities: 
• Currently serve the site; or 
• Are planned to serve the site according to a town or state plan with reasonable 
expectation of construction within the timeframe of the need created by the development; 
or 
• Will be provided by the applicant at the time of development; or 
• Are not needed because of the circumstances of the proposal. 
 
(c)   The applicant has demonstrated that the proposed multiple-family development's 
design is compatible with adjacent existing and planned single family, duplex and 
townhouse development. Compatibility may be achieved through architectural design 
(e.g.. multi-dimensional façade or other attributes that make the development appear 
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more residential in character) , site planning, landscaping and/or other measures that 
ensure that views from adjacent single family, duplex and townhouse development and 
public streets are not dominated by large buildings, mechanical/electrical and utility 
equipment, service/refuse functions and parking lots or garages. 
 
(d)   The applicant has shown that the site is environmentally suitable for multiple-family 
development. There shall be adequate area within the site, or the development shall be 
designed, to accommodate buildings, roads and parking areas with minimal impact on 
steep slopes and floodplains. 


 
(2) When after review of an application and hearing thereon in accordance with Section 110-
802(c) herein, multiple-family development special use permits may be approved for dwellings of  
eighteen (18) or more units per acre up to twenty (20) units per acre if the following conditions as 
determined by council are met: 


 
(a) The applicant has met all the conditions in subsection H(1) above; 
 


and; 
 


(b) The applicant has demonstrated that the proposed multiple-family development will 
be a “multiple-family senior dwelling” as defined in this Chapter.  


 � 11/7/08 11:58 AM


 � 11/7/08 11:58 AM


 � 11/7/08 11:29 AM


Deleted: 


Deleted: 


Deleted: such that the dwelling will contain three 
or more independent living units where the proposed 
multiple-family development’s living units are 
occupied by persons fifty-five (55) years of age or 
older per unit; and, whereby the owner by adherence 
to policies and procedures demonstrates the intent to 
provide independent housing for persons fifty-five 
(55) years of age or older.
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Amendments to the Elkton Town Code 
As approved by the Elkton Planning Commission on 


October 30, 2008 
Adding new definable terms to Section 110-302 


 
  
 
 


Chapter 110 
LAND DEVELOPMENT 


Article III 
Terms Defined 


 
DWELLING, MULTIPLE-FAMILY SENIOR – A building containing three or more independent living 
units where the proposed multiple-family development is “housing for older persons” as defined by Section 
36-96.7 of the Code of Virginia (1950), as amended, and is for adults only. 
 
PARKING UNIT, PRIVATE -  A self-contained and privately maintained area accessed by a public street 
but allowing no through traffic routes and providing such off-street parking as may be required under this 
chapter for the building served. Said parking unit shall be entered by from the public street; and offer 
adequate ingress and egress for emergency vehicles and shall be developed according to standards found in  
Section 110-703B, herein. 


 � 10/30/08 12:44 PM


 � 10/30/08 12:45 PM


Deleted: ’s living units are occupied by persons 
fifty-five (55) years of age or older per unit; and, 
whereby the owner by adherence to policies and 
procedures demonstrates the intent to provide 
independent housing for persons fifty-five (55) years 
of age or older.


Deleted: Subdivision Street Requirements by the 
Virginia Department of Transportation by authority 
of Title 33.1 of the Code of Virginia, 1950, as 
amended.
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Amendments to the Elkton Town Code 
As approved by the Elkton Planning Commission on 


October 30, 2008 
Adding a new use category to Section 110-703 


 
Chapter 110 


LAND DEVELOPMENT 
Article VII 


Use Regulations 


B. Site requirements. 
  (1)  All such parking spaces, except those serving one- and two-family dwellings 
 shall be hard surfaces with concrete or plant bituminous material and shall be maintained 
 in dustproof condition. 


(a)  The minimum pavement section for privately owned and maintained 
parking areas (including drives within parking areas) shall consist of a 6 inch aggregate 
base course (VDOT 21-A) and a 2 inch bituminous surface course (VDOT 5-5) based on 
a California Bearing Ratio (CBR) value of 10, or equivalent standard for concrete. 


(b)  Where the average CBR value is less than 10, an additional 1” of 
subbase shall be required for each point, or part thereof, less than 10. 


 
 (6) When after review of an application and hearing thereon in accordance with Section 
110-802(c) herein, a special use permit may be approved for a multi-family senior dwelling so that 
the parking surface for no more than 0.5 spaces per unit may be of an alternative surface than 
required in Subsection (1) herein if the conditions as determined by council are met.  Access to 
and from the building from the public street, including turn around areas cannot be impeded by the 
alternative surface parking area. 
   


C. Parking space requirements for all districts except B-l Business. In all districts, there 
shall be provided adequate off-street motor vehicle parking spaces with vehicular access 
to a street or alley, and shall be equal in area to at least the minimum requirement for the 
specific land use set forth, including but not limited to the following: [Amended 12-18-
2000] 


Land Use      Parking Requirements    
      (spaces) 


Dwellings; 


One and two families     2 for each dwelling unit 


Multifamily, senior     1.5 spaces for each dwelling unit 


Multifamily, townhouses    2 per dwelling unit 


 � 10/30/08 12:46 PM


 � 10/30/08 12:37 PM


 � 10/30/08 12:38 PM


 � 10/30/08 12:24 PM


Deleted: 


Deleted: following 


Deleted: :


Deleted: (a)  The parking spaces with the 
alternative surface are contiguous with the hard 
surface spaces; and


(b)  The parking spaces with the alternative 
surface do not abut the multi-family senior dwelling; 
and 


(c)  The parking spaces with the alternative 
surface do not lie between the hard surface spaces 
and the public road.
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Amendments to the Elkton Town Code 
As approved by the Elkton Planning Commission on 


October 30, 2008 
Adding new Section 110-713 


 
Chapter 110 


LAND DEVELOPMENT 
Article VII 


Use Regulations 
 
Section 110-713.  Special regulations for multiple family dwellings.   
 


A.  The primary entrances of each principle multi-family dwelling shall face a dedicated public 
street or the limits of a private parking unit (as defined) and shall also contain curbs sidewalks, 
and gutters as required that service all living quarters and amenities within the complex.  
  
B. Adequate lighting as determined by the zoning administrator and chief of police will be 
provided for each building.  


 
C. All open areas, including parking, shall be maintained by the owner. 
 
D.  When a new public street is required the street shall be built in accordance with section 110-
904 I, herein. 


 
DISCUSSION 


 
□ Dan inquired of Attorney Sigler if Mr. Koogler would be presenting a site plan to which she 
 responded that due to limited time he probably would not!  
□ Engineering drawings are complete for the sewer line along Newtown  and Mt. Pleasant Rds. 
□ Koogler project depends on tax credits he will receive. 
□ Members viewed a picture of a completed unit to get a general idea of a completed project. 
□ Do we know if apartments are 1 or 2 bedrooms? 
□ Building will house an elevator.  
□ Some discussion occurred regarding the issue of an 80% vs. 20% ratio of persons 55 and older. 
 
Attorney Sigler read the amendments as proposed by the members. 
 
Upon completion, Cathy Morrison made a motion to hold a Public Hearing for proposed 
amendments to the Town Code as read by Attorney Sigler and dated September 30, 2008 plus 
110-607, 110-802, 110-302, 110-703, and 110-713 for this definition and changes as discussed.  
The motion was seconded by Cole McGregor. 
Voice Vote  = 4-0 
Motion Carried 
 
With no further business, the meeting was adjourned.  The next meeting is tentatively set for November 20, 
2008 @ 7:00pm in the new Council Chambers located at 20593 Blue & Gold Dr.   
 
Submitted By: 
Charlotte Shifflett 
 
             
Dan Talbot/Chairman     Madelyn Dixon/Secretary   
    
File Name P:/Common/Planning Commission/Minutes/2008/10-30-2008 Revised 


 � 11/7/08 12:02 PM


 � 10/30/08 12:22 PM
Deleted: , gutters, and


Deleted: The streets including curbs, gutters, and 
sidewalks shall be developed according to standards 
found in Subdivision Street Requirements by the 
Virginia Department of Transportation by authority 
of Title 33.1 of the Code of Virginia, 1950, as 
amended.








PLANNING COMMISSION MINUTES 


 1 


December 2, 2008 DRAFT 
 


Attendees: 
Dan Talbot/Chair  Harry Armbruster/Vice Chair Cathy Morrison 
Cole McGregor   Charlotte Shifflett/Secretary Lauri Sigler/Attorney 
Excused: 
Madelyn Dixon   Theodore Pence/Council Representative 
 
Chairman, Dan Talbot called the meeting to order at 7:00pm.  The minutes from the Oct 
30, 2008  meeting were reviewed.  Harry Armbruster, seconded by Cole McGregor, made 
a motion to accept the minutes as written. 
Voice Vote = 4-0 
Motion Carried 
 
 
ZP 2008-072 
Randell Snow attended the meeting to represent the Elkton Ruritans.  A request was 
submitted to the Zoning Administrator to place a sign on property located on 100 South 
1st Street and running parallel to Spotswood Trail (old Rt 33).  The following 
determination was made relative to issuance: 
 □ Mr. Snow will locate the surveyor’s pin and bring results to the Zoning  
  Administrator.  
 □ Add a condition requesting that the Public Works Director submit a  
  document; signed and stating that the town needs a 5 ft easement for  
  any future maintenance work orders. 
 Pathforward: 
 Charlotte will place a call to an industrial sign vendor and inquire if they have 
 definitions which define the difference between Class A and Class B? 
 
Accessory Building Code: 
112 North Stuart Ave 
Tax Map # 131B2-(1)- B 29 Lot 3  
 
The property owner has received (2) certified letters advising her that turning her building 
in an opposite direction resulted in a non-compliance accessory building. 
 
She responded to the Zoning Administrator’s second letter by inquiring about the R3  
E: Lot Regulations  
 2) Accessory Buildings and uses:  10 feet from main building 
  (a) Side yard five feet: 
  (1) Add 15 feet for corner lots 
  (2) Minimum side yard requirement of this chapter, for yards  
   facing streets, shall not apply to any lot where the   
   average side yard on developed lots within the same   
   block and zoning district and fronting on the same lot is   
   less minimum. In such cases, the side yard on such lot may be  
    the existing side yards on the existing developed lots. 
  (b) Rear yard: five feet 
Pathforward: 
Charlotte will respond by attempting to verify if other accessory buildings in the area meet the set 
back requirements. 
 
It was noted that the Planning Commission and/or Zoning Administrator do not have the 
leverage to do something incorrect when the issue may be corrected. 
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Old Business: 
Zoning Application Revisions 
□ Set a date for the Committee to meet. 
 
Koogler Project: 
Phase 1 
1) Rezone property from R 8 to R 6. 
2) Adjust property lines 
3) 20 ft. of property dedicated to public use.  Town will own this property. 
 


• In the event the plan is rejected Mr. Koogler may still build 12 units per acre 
in R 8 by presenting a Master Plan.  


 
Phase II and III 
1) Currently, no restrictions apply to the remaining acres. 
2) Do residents really want 180 apartments in one (1) location? 
3) Elkton housing consists of 30% multi-family –do we really want it increased to  
 45%? 
 
Summary: 
□ Council signed the real estate contract at the beginning of the process.  The 
 Planning Commission made the best recommendations out of restricted 
 recommendations.  If members do not make any additional effort the general 
 consensus is “We have done the best we can”. 
□ Phase I is requesting rezoning.  Phase II and III requires the developer to return 
 if he intends to go over 12 units.  R 8 allows some control but not ultimate 
 control, whereas, R 6 gives some control by using a Special Exception Permit. 
□ Proffers—The developer has volunteered to plant trees around the borders of the 
 5 acres.  It is defined as a proffer but could be noted as a condition on the special 
 use permit application. 
□ The project will have 50 days from today for consideration.  Council has 
 requested a Public Hearing on December 15, 2008 at 6:00 pm to be held in the 
 new council chambers located at 20593, Blue & Gold Dr. 
 
Open Discussion: 
The Chairman noted that before annexation there were 122 units, mostly duplexes, in 
town.  The Comprehensive Plan defines a goal of 80% single family homes and 12% for 
apartments.  However, the developer, Mr. Koogler requests rezoning on the entire 16 
acres as a whole, as opposed to the 5 acres in Phase I, which makes a dramatic 
increase in apartment units. 
 
Between now and December 15th all members should communicate with Council 
members and see how they feel about rezoning the whole 16 acres as requested. 
Planning Commission members reviewed the official zoning map in addition to a Master 
Plan Exhibit Map in an attempt to make a determination as a group 
 
Attorney Sigler noted that if Mr. Koogler misses the cycle to apply for tax credits the 
project faces a year’s delay.  At this point, she could not speculate on what effect, if any, 
this would have on the existing signed contract.  She continued by inquiring as to what 
additional documentation may be required of Mr. Koogler? 
 
Chairperson, Dan Talbot requested clarification of the following issues: 
1) Clarify the Accomac Covenants will be coupled with the current project. 
2) Verify the planting of trees surrounding the 5 acre boundaries. 
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He also noted that we are working within a condensed time line and need public 
exposure. 
Pathforward: 
Charlotte will look into placing an ad in next week’s Valley Banner. 
 
Several members inquired if Council would still be able to vote “yes”, in a worst case 
scenario, where the possibility exists that the Planning Commission will not make a 
favorable recommendation?  
 
Harry Armbruster made a motion that the Planning Commission members attend the joint 
Public Hearing with Town Council scheduled at 6:00 pm on December 15, 2008.  The 
motion was seconded by Cole McGregor. 
 
Voice Vote = 3-1 
Motion Carried 
 
With no further business to discuss, the meeting adjourned.  The next regular meeting is 
scheduled for the first Tuesday, January, 6, 2009.  This date is subject to change. 
 
Submitted By: 
Charlotte Shifflett 
Administrative Secretary/Planning Commission 
 
 
 
            
 Chair/Dan Talbot    Secretary/Madelyn Dixon 
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December 15, 2008    
Attendees: 
Dan Talbot/Chair  Harry Armbruster/Vice Chair Cathy Morrison 
Cole McGregor   Charlotte Shifflett/Secretary Lauri Sigler/Attorney 
    Madelyn Dixon    
Excused: 
Theodore Pence/Council Representative 
 
 
A joint Public Hearing between Town Council and the Planning Commission began 
promptly at 6:00 pm as advertised. 
 
Three (3) persons signed the roster to speak regarding the sale of land to Mr. 
Koogler/Mark Dana Corp to build apartments dedicated to senior housing of 55 years and 
older. 
 
Clerk of Council recorded these minutes for interputation and distribution. 
 
The spokesmen were as follows: 
1) Mr. Barry Ecroyd  17155 Mt. Pleasant Rd  Elkton, Va 
2) Mr. Randell Snow  121 Clover Ln   Elkton, VA 
3) Mr. Timothy Madder  18655 Mt. Pleasant Rd  Elkton, Va 
 
The Public Hearing adjourned and each group went into separate meetings.  Minutes to 
this meeting will be printed in the Council Packets. 
 
Dan Talbot/Chairperson called the Planning Commission meeting to order with all 
members in attendance. Mr. Koogler and his daughter Dana joined the meeting to 
attempt to answer questions. 
 
Mr. Talbot advised the group that more time had become available for Mr. Koogler to 
apply for tax credits for Phase I.  The time frame has been extended to March 2009.  
VDHA (Virginia Development Housing Authority) made this announcement from 
Washington D.C. citing the bad economy as a factor for an extension. 
 
Mr. Koogler was introduced and proceeded to advise the group that he would make sure 
questions were answered fairly since he had nothing to hide and got involved in this 
project by invitation.  When the Elkmont apartments were first evaluated for low-income 
housing, assisted by a grant, the tax credit value was $ .92 of every $1.00.  Construction 
was allowed so many credits for $.92 each.  Today, that value has dropped to $.70 per 
$1.00.  The projects are set up to house people on their own merit and his viewpoint does 
not allow failure!   
 
In response to the Town attorney’s inquiry, the Accomac Manor Covenants would be 
recorded with Real Estate and would note that the apartments are to be occupied by 
elderly as defined in the fair housing act. 
 
Chairperson Talbot noted that the issue is not about elderly housing nor the density 
and/or quality of it but rather it’s refers back to the mystery revolving around Phase II and 
Phase III.  He directed a question to Mr. Koogler, “Why do you want to buy the whole 16 
acres?” 
 
Mr. Koogler replied by using the Grottoes Apartments as an example.  “The Grottoes 
Apartments began with Phase I being like Elkmont.  Subsequently they are well 
established!  Phase I must be operating well, approximately five years, before 
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progressing to Phase II.  After Phase II became stabilized it went into Phase III.”  Still 
discussing Grottoes Apartments it was noted that Phase I was a Farmers Program for 
low income with Phases II and II falling under tax credits.  The Grottoes apartments are 
specifically for families.  The proposed project under review will be Senior only.  Once the 
tax credits are filed for this use the government will allow no changes and the tax credits 
shall not be used for any other use.  Mr. Koogler reiterated that, “I hope, very seriously, 
they will remain senior all the way.  The corporation does not want to spend money and 
leave it sitting.”  He suggested the land be reserved now and he, or his representatives, 
will return in five years for reevaluation. 
 
Mr. Talbot agreed that Mr. Koogler has a right to buy the land since the Town is 
committed to the sale.  He went on to indicate that the members had discussed the 
project at great length with no one actually speaking against it.  However, he felt that 
Phase II and III need a mixed balance.  
 
The feasibility study was e-mailed to the Town Attorney on December 15, 2008.  The 
preliminary results indicated a need for 600 apartments for senior housing in this area.  It 
may have been compiled with a magic formula using census numbers.  The report 
emphasized a need for 58 tax credits (which is in line with the 60 units per 5 acres).  Mr. 
Koogler responded that he has been in this type business since 1986 so he knows what 
the projection means. He stated that “Several families live in some homes while others 
live in dilapidated houses and all other walks of life.”  He just feels good about helping 
them if possible. 
 
Mr. Talbot was somewhat puzzled that the report displayed a potential for 600 units when 
in reality only 10% of that figure are actually needed.  Mr. Koogler’s response referred to 
a similar unit in Germana Heights which has a 60 unit complex with similar tax credits.  
Most of those residents come from a Lake of the Woods subdivision and are older 
parents of the residents of this area. 
 
Dana Koogler asked the group, “What does the term low-income mean to you?”  Some 
quotes were: 
1) Minimum wage 
2) Some fear exists when you live around the subsidized housing areas. 
3) Section 8 of Federal Code. 
 
Secretaries and Firemen are some professions which have eligible applicants. 
 
Mr. Koogler acknowledged that his plans do not include Section 8 (he thinks they are not 
being built anymore).  The tax credits are the best program he has encountered.  
Investors or businesses are investing their profit which is used a factor of 
encouragement.  The law requires banks to reinvest in their own communities, thus, 
making the observation that investors pay strict attention.  The tax credit project stands 
alone but is a very competitive venture with about (4) applications being submitted for 
every available grant.   The point system gives points for the following: 
 a. Senior housing 
 b. 30 to 40 year loan 
Every point earned is of utmost importance since losing by (1) point may cost between 
$60,000.00 and  $70,000.00 dollars. 
 
Dana Koogler personally likes the senior housing.  Only an individual 55 or older or a 
couple with at least one person 55 or older qualify.  No families are allowed there, only 
couples. 
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Members are comfortable with Senior housing for some of the following reasons: 
 a. Requires little or no effort from Police Department. 
 b. Schools not an issue. 
The fact remains that concerns exist surrounding the Phase II and III of the project.  In 
and around that that area that are lots of apartments per capita.  With the addition of 
more apartments are the town’s needs being met?  80% of Elkton homes probably rate 
below average. 
 a. Average range is approximately $150,000.00 to $155,000.00 
 b. Medium range is approximately $185,000.00 to $200,000.00 
Mr. Talbot suggested that putting look a likes together does not have as much luck as 
placing diverse groups together.  If all 16 acres were zoned R 6 it would make the project 
2 ½ X the size of the Grottoes Apartments. 
 
Commissioner Armbruster inqiuired if any information would be available in several 
months regarding Phase I?  
 a. If grants are received it should begin about January, 2010 
 b. Should be occupied by 2011 
 
Commissioner Dixon wanted to discuss water and sewer hook ups. 
 a. Water runs through Newtown.  
 b.  The sewer line was scheduled for completion in June 2008. 
  □ Engineering plans are complete and the sewer line may begin. 
 c. Developer will run water and sewer from town property to his complex. 
 d. Developer will build a public road to VDOT specifications. 
 e. Based on a 5 yr. study seniors use less than 50 gallon per day while their 
  younger counterparts use approximately 150 gallons per day. 
  
Mr. Koogler informed the group he can’t see 5 years down the road but would like to 
come back and seek approval since the population will always need housing.  As a 
matter of fact, developers can’t build fast enough to keep up with the demand.  
Occasionally, communities lose families due to lack of housing. 
 a. About ½ of the apartment dwellers in town are not local. 
 b. Migrant workers tend to follow work. 
 c. The number of new residents fluxuate at times when they sell and leave  
  the metropolitan areas.  
 d. Down sizing becomes a trend of relocating to people of retirement age. 
 e. The contract needs to state that if the 16 acres default to R 6 would an  
  unknown albatross be created?   
  □ Something needs to be written in the contract assuring the town  
   that housing will remain as senior rather than revert to   
   subsidized housing. 
Summary: 
Mr. Koogler personally feels that everyone must make a profit when conducting business.  
He likes to see people with decent housing. 
 
Commissioner Armbruster proposed that the Planning Commission hold it’s regular 
meeting on January 6, 2008 at 7:00 pm.  Phase II and Phase III are zoned R 8 and need 
a Master Plan submitted for approval.   
 a. He feels that some future council would be in place to approve the next 2 
  Phases. 
 b. Members need to know specifically what we re voting to pass? 
 
Attorney Sigler advised members they will need to vote to rezone the (5) acres to R 6.  
Phases II and III will remain R 8. 
 







PLANNING COMMISSION MINUTES 


 4 


Chairman Talbot encouraged commissioners to know that when a job must be done they 
need to hold up: 
 a. Hold up the Code 
 b. Hold up the current Comprehensive Plan. 
 
Next year Mr. Talbot would like to see all members share the issues as a group with 
some of the members taking a part by presenting issues familiar to themselves. 
 
With no further business to discuss, the meeting adjourned.  The next regular meeting is 
scheduled for January 6, 2008 at 7:00 pm in the new Elkton Area Community Center 
located on Blue & Gold Dr. 
 
 
 
  
 
. 
 
            
 Chair/Dan Talbot    Secretary/Madelyn Dixon 
  
 
 
 








PLANNING COMMISSION MINUTES 
MARCH 31, 2008 


 
 
Talbot, Dan – Chair     Shifflett, Charlotte – Admin Rep 
Armbruster, Harry – Vice-Chair   Shifflett, Marty – Zoning Admin 
Dixon, Madelyn – Secretary    Laurie Sigler- Town Attorney 
Morrison, Cathy – Commissioner   Pence, Theodore – Council Rep* 


Ream, Jeremy – Commissioner* 
Guests: 
Margretta Isom/ Council Member 
 
(*) denotes absence of member 
 
The regular Planning Commission meeting began @ 7:15 PM with Daniel Talbot presiding.  
The minutes from February and March, 2008 meetings were reviewed and a motion was 
made by Harry Armbruster that they be approved, seconded by Cathy Morrison 
Voice Vote 
4-0 
Motion carried 
 
Members: 
We are short two members but volunteers are very hard to recruit.  The group was unsure 
if advertising would attract any candidates. 
 


Old Business: 
King  Proposal 
 


1) Rezoning Request shall permit one use!  The alley closure has its own separate 
issues. 
 a. The alley documented sits in mid field. 


2) One parking space per unit is requested. 
 a. Will amendment to Code be needed if passed? 
 b. These are senior apartments but the idea of I space per renter was 
  room for concern.  


   3) The Planning Commission can’t work on the all the issues at once. 
 FEMA Map : 


The new FEMA map drew Mr. King’s attention!  A county official advised that 
the building can sit 176 ft. from front.  Parking may be allowed in back but 
cannot touch the floodway.  Engineering assistance will need to be sought 
after, however, if rezoned to R 6 it may allow parking near the floodway.  A 
decision must be made whether to construct 1 or 2 bedrooms before moving 
forward.  It will be limited to (3) stories but will include an elevator. 


 
Harry Armbruster was concerned if the new FEMA line may be cause to 
redesign building? 
 
Council member Isom expressed a concern regarding (I) parking space per 
unit.  Although the renter may possess only one vehicle it’s inevitable that a 
visitor will be there at some point and time.  She was curious as to what type 
people may be applying?  Mr. King had noted earlier that a Key Pad entry 
system would be installed and this idea was a very good one commented 
Mrs. Isom. 
 
Dan Talbot cautioned members to ask themselves if this is a good land use for 
this property?  Will it work well as R 6?  Would we like to provide this type 







setting in the future?  He reiterated the fact that the following issues should 
not be addressed at this meeting: 


  � The parking issue should not be addressed at this meeting.  
  � The alley closure will not be discussed tonight. 
 
  Seniors in a flood plain is a concern: 
   • How do they get out? 
   • How long will they be gone? 
Correspondence: 
 


 
 
 
 
 
 







 
 
 
 
 
 







 
 
 







 
Original requests 


  A motion is needed to change Item #5 in the November 26th letter.    
Item #1 Rezone all of the property located in block 12 and 131B1-(A)-L 15 on Wirt  
  Avenue currently owned by King Construction to R 6. 
Item #2 Request that the parking lot for the apartment complex be designed with  
  only (1) parking space per unit 
Item #3 I would ask the town abandon the alley that bisects my property. 







Item # 4 I would proffer that the apartment complex be only for adults whose age  
  is 55 or older and who are fully capable of independent living. 
 Item # 5 In the event I do not receive the necessary funding from VHDA to   


  construct this project, I would re-submit my plans to the town for any  
  change in use that would not be permitted under the current R-5 zoning.  


 Item # 6 Construct the building floor level above the 100 year flood plain and  
  continue to fill the area along Elk Run to prevent flooding.  


              
Item # 1 Ok 
Item # 2 Separate issue (no vote tonight) 
Item # 3 Separate issue (no vote tonight) 
Item # 4 Ok 
Item # 5 Revised Mar 31 2008 to read as follows: 


 ▫ Cathy Morrison recommended that the Planning Commission, according to  
  proposal, change zoning from R5 and C1 To R6 to construct 55 and older  
  apartment complex per the letter dated Nov 26, 2007 and per e-mail to Dan  
  Talbot. 
 ▫ Attorney, Lauri Sigler, had Benny King sign the following statement before  
  casting votes: 
  Revised Mar 31 2008 to read as follows: 


▫ In the event I do not construct this 55 and older apartment project the only 
development allowed would be limited to what is allowed under the original 
zoning districts being C-1 for tax parcel 131B1-(A) Lot 15 and R 5 for tax parcels 
131B1-(A)-L 1 thru  131B1-(A) –L 18 inclusive. (original filed) 


 ▫ Recommendation was seconded by Harry Armbruster 
  Voice Vote = Yes 2 
  Voice Vote = No 2   
 * The Planning Commission had a split vote 2 for and 2 against.  In our code that  
  means that by default Commission recommended approval, but it should be  
  presented to Council with a clear understanding.  


Item # 6 Ok 
New Business: 
David Williams” 
Mr. Williams submitted a request for variance on property located on Prospect Avenue.  
He was lacking the square footage needed to fulfill his needs so it was returned with no 
action taken.  He will be able to resubmit new plans for the property in the future. 
Kite Property: 
Mayor Printz extended an invitation to the members to attend a Special Meeting 
scheduled for Wednesday, April 2, 2008 to discuss sale of the Kite property.  He would like 
the Planning Commission to be involved if any rezoning issues come up. 
Vice Chairman, Harry Armbruster made a motion that the members attend the Special 
Joint Meeting, seconded by Madelyn Dixon. 
Voice Vote:  4-0 
Motion Carried 
 
George Hensley: 
Mr. Hensley submitted a request to have a permanent street closure (Henry Avenue), 
which is noted on his tax map but has never been opened by the Town.  
 � Mr. Hensley’s request contained an error.  There is a landowner involved    
  who has not been petitioned by Mr. Hensley. 
Pathforward: 


� Attorney Sigler will notify Mr. Hensley and make him aware of this issue 
before he is able to proceed with his request.  


Woodbridge Subdivision:  
� It has been brought to the Zoning Administrator’s attention that a 
 detached garage has been built at 208 Woodbridge Dr that does not 
 meet Code.  







 •  The owner has been mailed a letter advising him to cease   
  construction immediately. 


  • The owner did not construct the garage as submitted on the  
   drawing when the Zoning Permit Application was issued. 
  • The garage is 1-1/2 stories tall. 
  • A detached garage falls under the definition of an accessory  
   building. 
  • After reviewing the Code relative to construction of accessory 
   buildings, the general consensus was that the definition is too  
   vague when issuing permits for garages vs accessory buildings.   
   Different zonings require different distances from the main   
   dwelling.  
Pathforward: 


� Chairman Talbot requested that Attorney Sigler check into the codes from 
other towns for help in improving our accessory building language.  The 
commission agreed to review the code objectively without prejudice due 
to the current infraction of the garage. 


Car Wash Sign: 
� A sign permit was issued to the owner.  The sign does not meet current 


code but was approved prior to code modifications under the approval 
of the town attorney at that time.   The commission asked attorney Sigler 
to review the code to see if there were regulations regarding the time 
interval in which the sign could change messages.    


New Member Recommendation: 
  � Steve Kite was mentioned as a possible candidate. 
  � Chairman Talbot noted that Marty Shifflett had volunteered to  
   accept an available position. Vote will be taken. 
Harry Armbruster made a motion that Margretta should call Steve Kite and that Marty’s 
name should be forwarded to Council, seconded by Cathy Morrison. 
Voice Vote: 4-0 
Motion Carried 
 � Marty Shifflett’s name will be forwarded to Council for approval. 
Pathforward:  
 � Margretta Isom will approach Steve Kite via telephone and see if he is  
  interested in becoming a member. 
 
 
  
With no further business, the meeting adjourned.  The next meeting is scheduled for 
Monday, April 28th @ 7:00pm at the Elkton Area Community Center. 
 
 
Submitted By: 
Charlotte Shifflett 
 
 
               
Daniel Talbot/Chair     Madelyn Dixon/Secretary 
 
 
 
Rev. 4/8/2008 








TOWN OF ELKTON 
173 WEST SPOTSWOOD AVENUE 


Elkton, Virginia 22827 
540-713-4062 


 
PLANNING COMMISSION MINUTES 


April 28, 2008 
 
Talbot, Dan – Chair     Shifflett, Charlotte – Admin Rep 
Armbruster, Harry – Vice-Chair   Dixon, Madelyn – Secretary  
Laurie Sigler- Town Attorney    Ream, Jeremy – Commissioner* 
Morrison, Cathy – Commissioner*   Pence, Theodore – Council Rep 


 
(*) denotes absence of member 
Guest: 
Mr. Johnson 
George Hensley 
The meeting was called to order at 7:00 pm by Chair, Dan Talbot.  The minutes from the last meeting were 
reviewed.  Harry Armbruster made a motion to accept the minutes dated March 31, 2008 and Madelyn Dixon 
seconded. 
Voice Vote 4-0 
Motion carried 
 
Members: 
We are short two members but volunteers are very hard to recruit.   An ad will be placed in the Valley Banner. 
 � Charlotte forwarded a confirmation to the Clerk of Council noting that the    
  members voted and sent a recommendation to Council that Marty Shifflett would be an   
  acceptable volunteer. 
 � It was unsure if Steve Kite lives within Town limits.  He was the second     
  candidate mentioned for a vacant seat. 
 
Old Business: 
George Hensley Permanent Street Closure Request: 
Mr. Hensley submitted a request to close the section of Henry Street that lies on his property between “C” and 
Terrace Avenue so he could combine his four lots into one property. 


A. Zoning Administrator should make the call as to whether should be closed. 
B. The Elkton Fire Chief needs to comment and sign. 
C. Chief Morris needs to make a comment. 
D. The next step is to schedule a Public Hearing with Council.  
E. Charlotte will check the width of the lot to the West of Henry Avenue. 
F. Charlotte will get measurements for the lot size before Public Hearing. 


 
� If this passes Planning Commission and Council a lot line vacation may be  requested before the final 
 survey is performed.  However, an additional Public  Hearing is not required for a lot line vacation. 
 


 � On April 28, 2008 a motion was made by Harry Armbruster and seconded by Theo Pence that the 
 Planning Commission will recommend that a joint Public Hearing be scheduled for Mr. George Hensley to 
 present his request for the closure of that section of Henry Avenue which lies on his property located 
 between “C” Street and Terrace Avenue. 


 Voice Vote 4-0 
 Motion carried 
 
 
 
 
 







Code Updates: 
Dan Talbot inquired as to who is responsible for submitting new and/or revised ordinances to General Code 
Publishers for printing and distribution to those in possession of Code Books? 
 � Clerk of Council, Denise Monger and Town Attorney, Lauri Sigler are     
  accepting responsibility to forward these to the publisher. 
 � Lauri will inform members at next month’s meeting of progress regarding this issue.  
 � A system is in place to be sure that all issued Code Books are updated when    
  the printers return the copies. 
 
Barbara Will Lot: 
Chris Seal, Contractor attended the meeting on behalf of Mrs. Will.  Pete Bonavita, Realtor was also in 
attendance. 
 � Mrs. Will purchased a corner lot on North Stuart but unknowingly to all     
  involved the additional 15 feet for a corner lot was not considered an issue. 
 � Members reviewed the drawing in addition to the house profile. 
 � Legal clarification will be required since the dwelling will be in excess of the 25    
  ft code width—by 2’ 6” ft in width. (front of house facing N Stuart Ave) 
 � The application to apply for a variance will be forwarded to the Board of  Zoning Appeals (BZA)  
  for the following: 
  • Does not meet required code. 
  • Allow the BZA to give an opinion after looking at drawings and     
   where the house will actually sit. 


• The back has extra footage which would allow the house to be     
   moved back another 5 ft. if necessary 
Harry Armbruster made a motion to forward the recommendation for a variance, based on plans and the 
application as presented at this meeting, to BZA.  The motion was seconded by Madelyn Dixon. 
Voice Vote 4-0 
Motion carried 
 
Pete Bonavita: 
� Mr. Bonavita noted that most all the homes along the street are built on double lots and meet the 25 
 foot average in that area.  He was interested in preventing  Mrs. Will’s dilemma from reoccurring in the 
 future.  One resolution may have been to request the owner to move the lot line before attempting to 
 sell the property. 
� Chairman Talbot suggested that in the future when corner lots are up for sale the  owner could do a lot  
 line adjustment.   
� Another point to remember is the front door must face the street on the narrow side. 
Pathforward: 
Charlotte will seek Rick Carey’s assistance in scheduling a Public Hearing date for the BZA to hear Mrs. Will’s request. 
 
R 3 Zoning: 
Language needs to be clarified 
 
Chapter 110-604  
Ref: page 11038 
 (d) Side Yard 


4. Minimum side yard requirement of this chapter, for yards facing  streets, shall not apply to 
any lot where the average side yard on developed lots within the same blocks and zoning 
district and fronting on the same street is less than the minimum.  In such cases, the side 
yard on such lot may be less than the required side yard, but not less than the existing side 
yards on the developed lots. 


� Should be revised to read as follows: 
(d) Side Yard 


 Minimum side yard requirement of this chapter, for yards facing streets, shall not apply to 
 any lot where the average side yard on developed lots within the same blocks and 
 zoning district and fronting on the same street is less than the minimum.  In such cases, 
 the side yard on such lot may be less than the required side yard, but not less than the 







 existing side yards on the developed lots plus 15 extra feet for corner lots. (Add bold 
 words to code.) 


 
R 5 Zoning 
This page contains an error. 
Chapter 110-604  
Ref: page 11044 
E. Lot regulations. 
 (1) Main building: 
  (a) Minimum lot size: 
 [1] 6,250 square feet with public water and sewer. If two-family dwelling, 6,250 square feet for first unit and 
 3,000 square feet for each additional attached unit. 
 21,000 square feet with other facilities. 
 Maximum density is eight units per acre. 
 See § 110-709 for townhouses. 
 Setback: 25 feet. 
 Frontage at setback: 50 feet. 
  (d) Side yard: 
 One side: Change to read 5 feet   10 feet. (delete) 
 Two sides: change to read 10 feet.  20 feet. (delete) 
 Add 15 feet for corner lots. 
[4] Minimum side yard requirement of this chapter, for yards facing streets, shall not apply to any lot where the average 
side yard on developed lots within the same block and zoning district and fronting on the same street is less than the 
minimum. In such cases, the side yard on such lot may be less than the required side yard, but not less than the average 
of the existing side yards on the existing developed lots. 
(e) Rear yard: 25 feet. 
(f) Maximum height: 35 feet. 
 [1] The height limit for dwellings may be increased up to a maximum of 45 feet and up to three stories,  
 provided that each side yard is 20 feet, plus one foot or more of side yard for each additional foot of  
 building height over 35 feet. 
 [2] A public or semipublic building, such as a school, church, or library, may be erected to a height of 60 feet from 
 grade, provided that required front, side, and rear yards shall be  increased one foot for each foot in height over 
 35 feet. 
R 1 thru R 6 


R 1 R 2 R 3 R 4 R 5 R 6 
110-602 110-603 110-604 110-605 110-606 110-607 
      
E: Lot Regs. E: Lot Regs. E: Lot Regs. E: Lot Regs. E: Lot Regs. E: Lot Regs. 
  d. side yard   d. Side yard   d. Side yard   d. Side yard   d. Side yard   d. Side yard 
(1) side = 15ft (1) side = 5 ft  (1) side = 5 ft  (1) side = 5 ft  (1) side = 5 ft  (1) side = 5 ft 
(2) sides = 30 ft (2) sides = 15 ft   (2) sides = 15 ft   (2) sides = 15 ft   (2) sides = 15 ft  (2) sides = 15 ft 
(3) add 15 ft for 
corner lots 


  (3) add 15 ft for 
corner lots 


  (3) add 15 ft for 
corner lots 


  (3) add 15 ft for 
corner lots 


  (3) add 15 ft for 
corner lots 


  (3) add 15 ft 
for corner lots 


      
Pg 11032 Pg 11034 Pg 11038 Pg 11041 Pg 11044 Pg 11047 
 
 
□ Flood Ordinance/FEMA 
 • The Flood Ordinance has been reviewed by FEMA and needs to be heard at a     
  Public Hearing. 
Madelyn Dixon made a motion to recommend that a Public Hearing be held to incorporate lot line issue and flood 
ordinances for discussion at the same meeting; to change language to plus 15 ft. for a corner lot in R 5 and review 110-
615 as promulgated in a Flood Hazard District.  The motion was seconded by Harry. 
Voice Vote 4-0 
Motion carried 
 
 
 
 







� Discussion /Accessory Buildings 
 • Mr. Johnson came in discuss the status of his detached garage which falls under accessory  
  buildings.  It was noted that several buildings in town do not meet the current code. 
 • The code defining accessory buildings covers all buildings from the old style metal buildings to  
  guest quarters, pool houses etc.  This is a wide range of diversified buildings to be covered  
  under the same definition.  The enhancements made in today’s structures needs to be taken  
  into consideration. 
 • The Town Code specifies that all accessory buildings sit at least 10 feet from the main dwelling  
  with the exception of business districts.  The Rockingham County Fire Marshall does not care  
  about the specified footage as long as the Town has a building code in place. 
 • Mr. Johnson’s original plan that was submitted along with his Zoning Application only noted 6  
  feet.  
  ▫ The Johnson structure does not fall under the definition of a detached garage.  Any building not  
   attached to the house is an accessory building. 
  ▫ The Planning Commission has a challenge ahead in an attempt to identify what is the right code  
   for this current interval of time and for the Town of Elkton... 
  ▫ The existing issue is the structure is non-compliant on both sides. 
  ▫ The structure does not fit the definition of a variance!  In order to meet standards for a variance  
   the lot itself must be difficult to build a home, be something very unusual, present a unique  
   characteristic and/or create a “hardship”. 
 Questions?  


a. How much of the lot should the building encumber? 
b. Does it really matter how far the building sits from the main dwelling? 
c. What makes a 1-1/2 story building? 
d. What percentage of green space should be required? 
e. How large should the accessory building be in relationship to the size of the house? 
f. The material used in construction should be associated with the exterior of the house? 


  g. What would happen if the code eliminated the 10 foot or  lowered the set-back requirement from  
   the main dwelling and kept the remaining set-backs? 
 The meeting was opened for discussion: 
     • The first step is to research the definition of a storage shed. 
     •  Pathforward: 
  Lauri and Charlotte will research some similar town codes and find out some information relative to accessory buildings. 
     • Pathforward: 
  Charlotte will advertise any meeting dates which need to be rescheduled in the future.  
  
With no further business, the meeting adjourned.  The next meeting is scheduled for Tuesday June 3, 2008 at 
7:00pm at the Elkton Area Community Center. 
**Please note the meeting date is subject to change due to Public Hearings to be scheduled in the future. 
 
 
Submitted By: 
Charlotte Shifflett 
 
 
               
Daniel Talbot/Chair     Madelyn Dixon/Secretary 
 
 
 
 








Proposed Amendments   9/30/2008 


Proposed 
Amendment to the Elkton Town Code 


September 29, 2008 
Amending  Section 110-607 


 
  
 
 


Chapter 110 
LAND DEVELOPMENT 


Article VI 
Use Districts 


 
 
Section 110-607.  High-Density Residential District R-6. 
 


C. [Amended 3-25-1991] Special exceptions. When after review of an application and 
hearing thereon, in accordance with Article VIII herein, the following uses may be 
permitted by special exception permit: 


(12) (Reserved) Multiple-family dwellings of more than twelve (12) units per acre 
under conditions set forth in subsection H and such other conditions deemed 
necessary by council. 


E. Lot regulations. 


(1) (a)  [3] Maximum density is 17 twelve (12) units per acre. 


H.  Other regulations. 
 


(1) When after review of an application and hearing thereon in accordance 
with Article VIII herein, multiple-family development special use permits may be 
approved for dwellings of more than twelve (12) units per acre up to seventeen 
(17) units per acre if the following conditions as determined by council are met: 


 
(a)   Consideration of existing or approved multiple-family development, 
or land planned for multiple-family development according to the 
Comprehensive Plan and its location to the proposed multiple-family 
development. 
 
(b)   The applicant has demonstrated that adequate vehicular, pedestrian 
and bicycle facilities: 
• Currently serve the site; or 







Proposed Amendments   9/30/2008 


• Are planned to serve the site according to a town or state plan with 
reasonable expectation of construction within the timeframe of the need 
created by the development; or 
• Will be provided by the applicant at the time of development; or 
• Are not needed because of the circumstances of the proposal. 
 
(c)   The applicant has demonstrated that the proposed multiple-family 
development's design is compatible with adjacent existing and planned 
single family, duplex and townhouse development. Compatibility may be 
achieved through architectural design (i.e. multi-dimensional façade or 
other attributes that make the development appear more residential in 
character) , site planning, landscaping and/or other measures that ensure 
that views from adjacent single family, duplex and townhouse 
development and public streets are not dominated by large buildings, 
mechanical/electrical and utility equipment, service/refuse functions and 
parking lots or garages. 
 
(d)   The applicant has shown that the site is environmentally suitable for 
multiple-family development. There shall be adequate area within the site, 
or the development shall be designed, to accommodate buildings, roads 
and parking areas with minimal impact on steep slopes and floodplains. 


 
(2) When after review of an application and hearing thereon in accordance 
with Article VIII herein, multiple-family development special use permits may be 
approved for dwellings of more than eighteen (18) units per acre up to twenty (20) 
units per acre if the following conditions as determined by council are met: 


 
(a) The applicant has met all the conditions in subsection H(1) above; 
 


and; 
 


(b) The applicant has demonstrated that the proposed multiple-family 
development will be a “multiple-family senior dwelling” as defined in 
this Chapter such that the dwelling will contain three or more 
independent living units where the proposed multiple-family 
development’s living units are occupied by at least one person fifty-
five (55) years of age or older per unit; and, whereby the owner by 
adherence to policies and procedures demonstrates the intent to 
provide independent housing for persons fifty-five (55) years of age or 
older. 
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Proposed 
Amendment to the Elkton Town Code 


September 29, 2008 
Adding new definable terms to Section 110-302 


 
  
 
 


Chapter 110 
LAND DEVELOPMENT 


Article III 
Terms Defined 


 
DWELLING, MULTIPLE-FAMILY SENIOR – A building containing three or more 
independent living units where the proposed multiple-family development’s living units 
are occupied by at least one person fifty-five (55) years of age or older per unit; and, 
whereby the owner by adherence to policies and procedures demonstrates the intent to 
provide independent housing for persons fifty-five (55) years of age or older. 
 
 
PARKING UNIT, PRIVATE -  A self-contained and privately maintained area 
accessed by a public street but allowing no through traffic routes and providing such off-
street parking as may be required under this chapter for the building served. Said parking 
unit may be entered by a private drive from the public street; provided, that such drive 
offers adequate ingress and egress for emergency vehicles and otherwise complies with 
acceptable town standards.   
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Proposed 
Amendment to the Elkton Town Code 


September 29, 2008 
Adding a new use category to Section 110-703 


 
Chapter 110 


LAND DEVELOPMENT 
Article VII 


Use Regulations 
 


C. Parking space requirements for all districts except B-l Business. In all districts, there 
shall be provided adequate off-street motor vehicle parking spaces with vehicular access 
to a street or alley, and shall be equal in area to at least the minimum requirement for the 
specific land use set forth, including but not limited to the following: [Amended 12-18-
2000] 


Land Use      Parking Requirements    
      (spaces) 


Dwellings; 


One and two families     2 for each dwelling unit 


Multifamily, senior     1.5 spaces for each dwelling unit, where at  
      least 1 space per dwelling unit shall be  
      maintained in a dustproof condition and  
      where the additional 0.5 spaces per dwelling 
      unit may be maintained in an alternative  
      surface as approved by the council. 


Multifamily, townhouses    2 per dwelling unit 
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Proposed 
Amendment to the Elkton Town Code 


September 29, 2008 
Adding new Section 110-713 


 
Chapter 110 


LAND DEVELOPMENT 
Article VII 


Use Regulations 
 
Section 110-713.  Special regulations for multiple family dwellings.   
 


A. The front façade of each principle multi-family dwelling shall face a dedicated 
public street or the limits of a private parking unit (as defined) and no building 
shall have a rear façade facing a dedicated public street and shall also contain 
curbs, gutters, and sidewalks.  The streets including curbs, gutters, and 
sidewalks shall be developed according to standards found in Subdivision 
Street Requirements by the Virginia Department of Transportation by 
authority of Title 33.1 of the Code of Virginia, 1950, as amended. 


 
B. Adequate lighting as determined by the zoning administrator and chief of 


police will be provided for each building and all open areas shall be 
maintained by the owner. 








PLANNING COMMISSION MINUTES 
FEBRUARY 5, 2008 


Attendance: 
Talbot, Dan – Chair     Shifflett, Charlotte – Admin Rep 
Armbruster, Harry – Vice-Chair   Shifflett, Marty – Zoning Admin 
Dixon, Madelyn – Secretary*    Laurie Sigler- Town Attorney 
Morrison, Cathy – Commissioner   Pence, Theodore – Council Rep* 


Ream, Jeremy – Commissioner 
 
(*) denotes absence of member 
 
The regular Planning Commission meeting began @ 7:40 PM with Daniel Talbot presiding.  
The minutes from January 21, 2008 meeting were reviewed and a motion was made by 
Cathy Morrison that they be approved, seconded by Harry Armbruster. 
Voice Vote 
4-0 
Motion carried 
 
� Ernest Shifflett Request 
 
Mr. Shifflett submitted a request to sub-divide property located at 908 Newtown Rd.   A 
house and trailer sit on this property and share a septic system. 
 � Marty Shifflett gave a brief description of plans and noted that the Virginia 
  Health Department has been contacted and approved shared sewer. 
 � A note is written on deed stating that an easement exists. 


� Road frontage has a shortage of several feet but would meet code if 
requestor was  able to hook to town sewer when it is run through that 
section in the future.  
a. Sewer Annexation Agreement shows installation of sewer is  
 scheduled to begin by fiscal year’s end on June 2008.  
b. Currently, budget does not reflect immediate construction. 
 


Mr. Talbot noted that the Code needs to be followed and remain uniform in making 
decisions fairly. 
 
Ernest Shifflett stated, “The trailer has been on the lot for 30 years.” 
 
Some comments from members were given as follows: 


1. The Planning Commission needs to remain careful how we look at 
individual situations. 


2. Mr. Shifflett has town water.  Is this request contingent upon final approval 
of sewer lines being extended to that area? 


3. If this property is sub-divided the plat could be recorded before the sewer 
line is installed.  That would become a problem. 


4. One member noted that he was unaware there was a land shortage. 
5. Mr.  Shifflett reiterated he has enough land and he felt he would be 


contributing to the town’s finances. 
 
Harry commented that money is not an issue in decisions made by the Commissioners.  
Their objective is to be sure it meets the Code.  The Code and Ordinances tell us what to 
do and how to do it!   
 
Mr. Talbot spoke about the Grandfather Clause.  He wanted all in attendance to 
understand it exists until changes occur.   He personally feels it is unfortunate that the 
town is unable to provide sewer connections at this time.  This situation needs to be 
rectified before re-applying.  The Attorney, Lauri Sigler, thinks it can be sub-divided once 
it has been hooked to the sewer while Cathy Morrison, a commission member and 







property owner on Newtown Road,  wondered if certain stipulations applied when 
annexed?  
 
Marty Shifflett offered an apology to Mr. and Mrs. Shifflett.  At the time he met with them 
his interpretation of the Code was that sewer hook ups were on the way.  He stated “It’s 
hard to deny a request when nothing has been done which would allow them to meet 
the request.” 
 
Mr. Talbot, Chair, would like to know if Council has plans to meet their obligations to 
citizens on Newtown Road by moving forward with sewer installation? 
 
Mr. Armbruster suggested we table the issue for tonight until we find out Council’s plans.  
The issue will be placed on next month’s Agenda. 
Pathforward: 
Charlotte needs to place the Shifflett’s on next month’s agenda. 
 
Old Business: 
King Construction Request: 
Benny King approached the members in an attempt to resolve issues surrounding his 
request to rezone property located on Wirt Avenue. 
• Mr. King specified he will not request a special use permit; instead he would 


prefer an Over-Lay Permit.  
• If the property is not used for Senior Housing apartments he will continue to build 


town houses under R 5 zoning. 
• Insert correspondence to Zoning Administrator, Marty Shifflett. 
 
Discussion: 


 Chairman, Dan Talbot and other members of the Planning Commission asked that Mr. 
King clarify items 3 and 5 in the original letter dated November 26, 2007. 


 Item 3: 
  � I would like to ask that the town abandon the alley that bisects proposed  


  property. 
 Item 5: 


 � In the event necessary funding from VHDA is not received to construct this 
  project, Mr. King would re-submit plans to the town for any change in use  
  that would not be permitted under the current C-1 or R-5 zoning   
  classification.  
Parking: 
 � Mr. King noted that a 1 parking space per unit development has been  
  built and is successful. 
  • Chairman Talbot will request contact information for areas where  
   Mr. King asserted that 1 parking space per unit development has  
   been built successfully. 
Egress: 
 � The second item is to assure that Mr. King has an egress path elevated  
  above the flood plain back to at least 2nd street.  This will be required to  
  assure that rescue personnel can access the building during times of  
  flood.   These issues should be resolved by Public Hearing date. 


 
With no further business to discuss the meeting adjourned.  The next meeting is scheduled 
for March 17, 2008 at the Elkton Area Community Center Council Chambers at 5:45 pm 
for a joint Public Hearing with Town Council. 
 
Submitted By: 
Charlotte Shifflett 
 
               
Daniel Talbot/Chair     Madelyn Dixon/Secretary 








PLANNING COMMISSION MINUTES 
March 17, 2008 


Joint Public Hearing 
6:00 PM 


 
Attendance: 
Talbot, Dan – Chair     Shifflett, Charlotte – Admin Rep 
Armbruster, Harry – Vice-Chair   Dixon, Madelyn – Secretary  
Laurie Sigler- Town Attorney    Ream, Jeremy – Commissioner* 
Morrison, Cathy – Commissioner   Pence, Theodore – Council Rep* 


 
(*) denotes absence of member 
 
The Public Hearing began promptly at 6:00 PM with Benny King approaching the 
podium to speak to Council and Planning Commission members regarding his 
request to rezone from R5 and CI to R6.  The reasoning behind the rezoning is to 
proceed with plans to construct a rental complex on Wirt Avenue for seniors 55 and 
older. 
 
The following points of interest were noted: 


1) Mr. King personally visited with Wirt Avenue residents and presented a 
petition signed by 6 citizens who were in agreement with the project. 


2) Wirt Avenue residents received certified letters of notification of King 
Construction’s intent. 


3) The complex will provide housing strictly for seniors 55 and older. 
4) Proffers have been written and distributed. 
5) The next step is to apply to VHDA  for approval. 
6) In comparison to Downey Knolls housing which will be for sale, these 


apartments will be rental only! 
7) If Mr. King’s proposal is rejected for any reason he will revert back to 


constructing townhouses on the lots. 
8) Any applications submitted by Mr. King will restrict the age limit to 55 years 


and older. 
9) Attorney will check and see if any flood ordinances have changed with 


the latest approved ordinance. 
10) All FEMA Regulations will apply to this construction. 
11) Rockingham County issues flood plain permits 
12) A Certified Engineer will come in and verify flood level. 
13) Police Chief and Town Superintendent need to check out parking spaces 


which currently allows (1) space per apartment. 
14) A council member inquired if R6 zoning would meet Mr. King’s needs? 
15) A company has been paid by the requestor to do an analysis relative to 


rental fees.  The results would be around $700.00/month 
16) A similar unit in Petersburg houses mostly 2 bedrooms.  In this area, a 1 


bedroom will possibly fulfill single clients.  In today’s society a lot of 
children move elderly parents near them and set them up in apartments 
and oversee their needs. 


 
Planning Commission members held a brief meeting to review Jeff and Lynda Dean’s 
lot line vacation.  Cathy Morrison made a motion to approve the lot line vacation 
and forward the recommendation to Council.  Harry seconded the motion. 
4-0 Voice Vote 
Motion Carried  
 
 
 







 
The April meeting was moved back a day and will be held on March 31st @ 7:00 pm 
in the new Council chambers located in the Elkton Area Community Center on Blue 
& Gold Dr.  
 
 
 
 
            
Daniel Talbot/Chair     Madelyn Dixon/Secretary 








PLANNING COMMISSION NOTES: 
 


Jun 9, 2008 
 
PRESENT: 
Dan Talbot/Chair  Harry Armbruster/Vice Chair 
Madelyn Dixon  Charlotte Shifflett/Admin. Asst. 
 
With only three members present the Planning Commission was unable to meet 
a quorum but held a discussion regarding definitions and possible set back 
revisions for accessory buildings. 
 
Charlotte obtained copies of Broadway and Mt Jackson codes for comparison.  
 
1) An accessory building should not be located in front of the main structure. 
2) Town Code requires an accessory building to sit a minimum of 10 feet 
 from the main structure in the rear yard.  The County Fire Marshall noted 
 that the set backs are not controlled by his office but are controlled by 
 jurisdiction of the Town. 
3) The building shall not exceed the main structure in height. 
4) Should the accessory building be larger than the main structure? 
5) Should a specified percentage of green space be required? 
 Define: 
 ▫ Green space vs. open space 
6) Theoretically, we should use language that states the word  “open”  
 Default: 
 ▫ Open space 
7) Preferably, the same material used to build the main structure should be 
 used for construction of the accessory building. 
 ▫ What color may become an issue? 
8) Another question may be “Does the height of the building have any effect 
 on the required footage it should sit from the main dwelling?” 
9) Discussed briefly the definition of guest house. 
 
 
Submitted By: 
Charlotte Shifflett 
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PLANNING COMMISSION MINUTES 
AUGUST 5, 2008 


 
PRESENT: 
Dan Talbot/Chair  Harry Armbruster/Vice Chair Cathy Morrison 
    Charlotte Shifflett/Admin. Asst. 
Excused: 
Madelyn Dixon  Theodore Pence/Council Representative 
Guests: 
Lauri Sigler  Kitty Shifflett  Colleen Grady Christy Gissing    
    Maurice Johnson    
 
The meeting began at 7:10 pm with Dan Talbot presiding.  A letter of resignation was submitted 
by Jeremy Ream and will be forwarded to Town Council. 
 
2008-045 
Elva Catherine Shifflett 
Mrs. Shifflett submitted a request to divide property on Prospect Avenue that lies within R 5 
zoning district.  She presented a preliminary plat but did not have enough road frontage to place 
the house in the location as shown on plat.  The Planning Commission will work with Mrs. Shifflett 
in an attempt to place the house in a length wise position that will make it conforming to code. 
Issue on hold. Tax Map 131B4-5-4 
 
2008-044 
Didier Hensley 
Mr. Hensley inquired if property located on E Washington be rezoned from R2 to R4.  This 
property will also require sub-division.  The Zoning Administrator will contact Mr. Hensley and 
discuss the issue as to whether he intends to pursue the request. 
 
Mayor Printz noted that we may need to revisit the zoning map since the Town would have the 
ability to collect more revenues if rezoning was allowed.  
The duty of the Planning Commission is to ensure codes are followed within Town, not to collect 
and/or increase revenues. 
□ Rezoning Process if Mr. Hensley files request: 
 ▫ Request re-zoning 
 ▫ Pay fee 
 ▫ Public Hearing 
Tax map 131B4-(3) B 2 L 5 
 
2008-040 
Colleen Grady 
A request was submitted, to make an exception to add an addition to an existing house on Water 
Street in B 2 Business District The house is considered a non-conforming structure under the 
revised Town Code.  A Public Hearing was held in April 2007 and the revision was passed.  
There was no zoning change, only the code.  Ms. Grady will possibly make a decision to appeal to 
the BZA.  
Tax Map 131B1 (A) L 21 
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Christy Gissing 
Ms. Gissing’s house is located at 416 Gibbons Avenue and is zoned M 1.  In February of 2000 the 
active Town Manager mailed a letter to the Gissing’s as follows: 
“The house located at 416 Gibbons Avenue is located in an M-1 (light industrial) zoning area.  
This area allows one or two family dwellings with lot requirements being the same as those in the 
R-4 district.  This house is in compliance with the Code of the Town of Elkton and can continue 
being used as a residence and may be replaced if damage.” 
 
After revising the code and holding a Public Hearing in April 2007 this structure fell into the non-
conforming description.  Ms. Gissing is requesting that a letter be written to the bank clarifying the 
usage.    
□ She was requested to obtain a list of specific questions from her bank and submit to the 
 Zoning Administrator before correspondence is written. 
Tax Map 131B1-(1) B 26 L9 
 
FEMA Maps 
□ Charlotte was requested to copy or order copies for Planning Commission and 
 Council. 
 
Old Business: 
Maurice Johnson 
A discussion was held in an attempt to resolve the issues surrounding Mr. and Mrs. Johnson’s 
structure located at 208 Woodbridge Dr. 
□ On the original permit the drawing listed 6 ft from the main dwelling rather than the 
 required 10 ft as specified in our Town Code. 
 • The Town will act in good faith and give an automatic approval on   
  the 6 ft estimate since the issuance of a permit relied on the data as   
  recorded on the original request. 
 • The 5 foot set-back on the side yard is recognized under the same   
  conditions listed above.  
 • The town application drawings display no plans for a 2nd story    
  being constructed. 
 
□ Rockingham County entered into the picture upon inspection of the garage.  The Town 
 was contacted and made aware of the discrepancy in drawings relative to a 2nd story. 
 • The County was concerned it may be used as living quarters. 
 
Mayor Printz visited the property and made a determination that Mr. Johnson’s intent is to use the 
2nd story for storage, thus, eliminating any questions that it will be used as living quarters in the 
future. 
□ The Town Attorney, Lauri Sigler is working with Rockingham County in an attempt to 
 resolve the issue if “this is a habitable space”?  
 ▫ Dimensions of the structure are 14’  X 36’. 
 
Planning Commission Candidates: 
A member inquired as to the status of the recommendation, made to Council by the Planning 
Commission, that would allow Marty Shifflett to become a member. 
 
□ Margretta Isom, guest and a member of Council, was requested to have  Marty’s name 
 placed on the Agenda for Council to vote at the next  meeting. 
□ Maurice Johnson has volunteered to serve as a member of the Planning  Commission. 
 Cathy Morrison made a motion that Maurice Johnson’s name be recommended to 
 Council for approval to serve on the Planning Commission.  The motion was seconded by 
 Harry Armbruster. 
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□ Margretta Isom, guest and a member of Council, was requested to have Maurice’s name 
 placed on the Agenda for Council to vote at the next meeting. 
Voice Vote =3-0 
Motion Carried 
□ Margretta Isom, guest and a member of Council, was requested to have Marty’s name 
 placed on the Agenda for Council to vote at the next meeting. 
 
Discussion 
□ The members spent some time discussing Business Zoning vs. Residential Zoning. 
 ▫ The fact that pro’s and con’s exist depends mostly on the    
  current situation. The fact remains that it is impossible to please all   
  property owners. 
 
□ Lauri Sigler, Town Attorney, advised Chair/Dan Talbot that our next agenda will include 
 an R-6 Zoning discussion at the request of Town Council relative to the proposed sale 
 and construction of a Senior Living Complex. 
□ A Special Use Permit may be presented to the Planning Commission requesting some of 
 the following issues be addressed: 
 a. increase in density 
 b. include more conditions 
 c. parking  Multi family currently requires 2 spaces per unit (propose   
  that a senior community may only require 1 ½ spaces per unit.)     
  Code will need to be amended. 
 d. define a category for 55 and older  
 e. alternative parking  Request that the visitor’s lot may be gravel only. 
   
 
With no further business, the meeting adjourned.  The next meeting is scheduled for September 
2, 2008 at 7:00 pm in the Council Chambers located at 20593 Blue and Gold Drive in the Elkton 
Area Community Center. 
 
Submitted By: 
Charlotte Shifflett 
 
               
Daniel Talbot/Chair     Madelyn Dixon/Secretary 
 





